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July 3, 2024 
 
Mr. Paul Purtell, Director, Planning, Zoning & Inspections 
Upper Moreland Township  
117 Park Avenue 
Willow Grove, Pennsylvania 19090-3215 
 
Re:  MCPC # 24-0141-001 
Plan Name: 2005 Pioneer Road 
(1 lot comprising approximately 2 acres) 
Situate: Pioneer Road (cross street: Butternut Drive (W) and PA Turnpike (E)) 
Upper Moreland Township 
 
 
Dear Mr. Purtell: 

We have reviewed the above-referenced subdivision and land development plan in accordance with Section 502 
of Act 247, "The Pennsylvania Municipalities Planning Code," as you requested on June 11, 2024. We forward 
this letter as a report of our review. 

BACKGROUND  

The applicant, 2005 Pioneer, LLC, is proposing a subdivision and land development for a property located on 
Pioneer Road, adjacent to the Pennsylvania Turnpike. The applicant is proposing to subdivide the existing 2-acre 
lot into four new lots and construct four single family dwellings on each of the lots.  

The triangular-shaped parcel abuts the PA Turnpike to the south and currently contains an existing structure and 
driveway that would be demolished, as well as mature trees. Adjacent to the property in the north is a cul-de-
sac neighborhood consisting of single family detached homes. The proposed subdivision would create three lots 
with frontage on Pioneer Road and one lot (labeled Lot 4) located behind the others that would meet the 
definition of a rear lot, or flag lot (per § 350-3). Lot 1 would have vehicular access from Pioneer Road, and Lots 2 
and 3 would have access from the shared driveway to Lot 4.  

The property shares a section of the rear property line with a parcel owned by Upper Moreland Township which 
contains Frank J. Pileggi Park, woodlands, and a creek. The property drains into a tributary of the Southampton 
Creek, which is in the Pennypack Creek Watershed.  

The property is located in the R-3 Residential Zoning District and is not currently served by public water and 
sewer, but the applicant would be required to connect the development to public water and sewer that serves 
the area.   
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COMPREHENSIVE PLAN COMPLIANCE 

Montco 2040. The proposal is generally consistent with MONTCO 2040: A Shared Vision, which designates the 
area as the “Suburban Residential” future land use category. Suburban Residential Areas are residential areas 
which often have extensive landscaping on individual properties. The proposal is also generally consistent with 
Upper Moreland’s comprehensive plan, Upper Moreland 2040, which categorizes the site as the Suburban 
Residential future land use. The Suburban Residential future land use category is predominantly comprised of 
conventional suburban single-family homes. New development should complement the existing neighborhoods 
and should provide sidewalks to help expand the sidewalk network to areas not well-served by them and 
continue existing sidewalks. 

RECOMMENDATION 

The Montgomery County Planning Commission (MCPC) generally supports the applicant’s proposal, however, in 
the course of our review we have identified the following issue that the applicant and township may wish to 
consider prior to final plan approval.  Our comments are as follows: 

REVIEW COMMENTS  

LANDSCAPING  
 
The township’s subdivision and land development ordinance (SALDO) requires two trees per individual lot in 
addition to landscaping buffering and street trees. The applicant is proposing to receive tree credits instead of 
planting the required trees. We strongly encourage the applicant and the township to consider the importance 
of trees aesthetically and environmentally for this proposed development. Trees provide habitat, reduce 
stormwater runoff, and provide shade. In addition, trees create a more attractive streetscape and development 
overall, while also providing privacy, definition to the landscape, and important sound and visual buffering. 
 
A. Softening Buffer. Based on the landscaping plan provided, there do not appear to be any trees planted 

between the proposed lots, as required in the SALDO (§ 300-43.B). Softening buffers create definition and 
provide separation without completely screening a property. We recommend that the applicant plant the 
required softening buffer elements between the proposed lots.  

 
1. Plant Selection. The applicant is proposing to plant shrubs along portions of the property line with the 

existing neighborhood, creating a shrub buffer.  The shrubs that they are proposing are clustered by 
plant type. We recommend diversifying the buffers by mixing the plant selection within the clusters. In 
addition, we recommend planting canopy trees along the property line to create habitat and privacy. 

 
A. Street Trees. The applicant is proposing trees to be planted along Pioneer Road, per Section 300-43.A(1)(c). 

We recommend the applicant also plant trees along the proposed access driveway that would serve Lots 2, 
3, and 4. The township’s SALDO requires that street trees be planted along access driveways when there are 
four or more dwelling units (§ 300-43.A(1)(d)). While 3 of the 4 dwelling units would take access from the 
proposed driveway, we nevertheless feel that it would benefit the development as a whole aesthetically by 
creating a tree-lined entryway to the development.  
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B. Turnpike Buffer. Two of the proposed lots (Lots 3 and 4) would abut the PA Turnpike right-of-way. Screen 
Buffering is required between the R-3 Residential District and the Industrial District, where the Turnpike is 
located. While the property line technically abuts the R-3 District, the southern border of the property is 
along the PA Turnpike right-of-way, we encourage the applicant to plant additional trees along the southern 
property line of Lots 3 and 4 to provide additional visual buffering and noise attenuation to mitigate the 
impact of the Turnpike.  

 
TRANSPORTATION 

 
A. Pedestrian Connectivity. There are sidewalks on Pioneer Road that connect into the abutting neighborhood 

on Butternut Drive. Sidewalks are required as part of the land development (§ 300-18). Providing sidewalks 
throughout the township allows people to safely walk through their neighborhoods and to access nearby 
destinations, such as community parks and businesses. While there are gaps in the sidewalk on some of the 
surrounding streets, we strongly encourage the addition of sidewalks to contribute to the sidewalk network 
and improve pedestrian connectivity. 
 
1. Pedestrian Pathway. The property shares an approximately 20-foot property line with Upper Moreland 

Township property, where the Frank J Pileggi Park is located. We recommend the applicant and 
township work together to meet the township connectivity goals by providing opportunities to create 
connections between the propose development and the community park. 

 
B. Turnpike. Improvements to the Willow Grove interchange are planned for the coming years. We 

recommend the applicant coordinate with the PA Turnpike Commission on future potential widening 
projects that could impact the property. 

 
STORMWATER MANAGEMENT 
 
The property drains into a tributary of the Southampton Creek, which is in the Pennypack Creek Watershed. It is 
noted on the plan that the development plans to minimize disturbance of the site, which we commend. Based 
on the size of this development, it appears that the amount of stormwater that is proposed would be sufficient.  
 
A. Maintenance. The proposed development would include one underground basin and infiltration trench 

located on Lot 1 that would be conveyed with a perforated pipe to the outfall at the rear of Lot 4. It is noted 
on the plan (Sheet 1) that the stormwater management facilities “shall be maintained by a homeowners 
association.” We suggest that it be made clear to the future residents that there will be maintenance and 
inspections needed for the longevity of the stormwater management facilities, as well as the associated 
costs that will need to be borne by the properties.  

CONCLUSION 

We wish to reiterate that MCPC generally supports the applicant’s proposal but we believe that our suggested 
revisions will better achieve Upper Moreland’s planning objectives for residential development. 

Please note that the review comments and recommendations contained in this report are advisory to the 
municipality and final disposition for the approval of any proposal will be made by the municipality.  
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Should the governing body approve a final plat of this proposal, the applicant must present the plan to our office 
for seal and signature prior to recording with the Recorder of Deeds office. A paper copy bearing the municipal 
seal and signature of approval must be supplied for our files. Please print the assigned MCPC number (24-0141-
001) on any plans submitted for final recording. 

Sincerely, 

 

Claire Warner, Senior Community Planner  
Claire.Warner@montgomerycountypa.gov – 610-278-3755 

c: Besmir Kripa, Applicant  
 Lawrence J. Byrne, PE, Applicant’s Engineer  
 Patrick Stasio, Township Manager, Upper Moreland Township  
 Jennifer Mullen, Chair, Advisory Planning Agency, Upper Moreland Township  
 Kevin Scheurich, PA Turnpike Commission  
  
 
Attachment A: Aerial Image of Site 
Attachment B: Reduced Copy of Applicant’s Proposed Subdivision Plan 
Attachment C: Reduced Copy of Applicant’s Proposed Site and Landscaping Plan 
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